
GOVERNMENT O F  THE DISTRICT O F  COLUMBIA 
BOARD OF ZONING ADJUSTMENT 

Appl i ca t i on  N o .  12942 of Brookland P r o p e r t i e s ,  I n c . ,  pu r suan t  
t o  Sub-sect ion  8207.2 and Paragraph 8207.11 of  t h e  Zoning 
Regu l a t i ons ,  f o r  s p e c i a l  e x c e p t i o n s  under  Sub-sect ion  7104.2 
t o  change a  non-conforming u se  from a  g roce ry - ca r ryou t  and 
v a r i e t y  s t o r e  a t  901 Monroe S t r e e t ,  N . E .  and r e t a i l  book 
s t o r e  a t  903 Monroe S t r e e t ,  N.E.  t o  a  r e s t a u r a n t ,  f i r s t  and 
second f l o o r s  and under  Sub-sect ion  7105.2 t o  ex t end  t h e  
r e s t a u r a n t  t o  t h e  second f l o o r  a t  901 Monroe S t r e e t  and f i r s t  
f l o o r  of 905 Monroe S t r e e t  and a  v a r i a n c e  t o  a l l ow  s t r u c t u r a l  
a l t e r a t i o n s  (Sub-sect ion  7105.2 and 7106.11) i n  an R-2 D i s t r i c t  
a t  t h e  premise  901, 903 and 905 Monroe S t r e e t ,  N . E . ,  (Square 3829, 
Lo t s  1 3  and 1 4 ) .  

HEARING DATE: May 23, 1979 
D E C I S I O N  DATE: June 6 ,  1979 

FINDINGS OF FACT: 

1. The s u b j e c t  p r o p e r t y  i s  l o c a t e d  a t  t h e  sou thwes t  c o r n e r  
o f  t h e  i n t e r s e c t i o n  o f  9 t h  and Monroe S t r e e t s ,  N . E .  and i s  
known a s  901, 903 and 905 Monroe S t r e e t .  I t  i s  i n  an R-2 
D i s t r i c t .  

2.  The e x i s t i n g  premises  a t  901 Monroe S t r e e t  c o n t a i n s  
two f l o o r s .  The f i r s t  f l o o r  ha s  an a r e a  of approximate ly  
1 ,250 squa re  f e e t  and was o r i g i n a l l y  e r e c t e d  and used a s  a  
s t o r e .  The second f l o o r  was p r e v i o u s l y  used a s  an apar tment  
and has  an a r e a  of 1 ,100 squa re  f e e t .  

3. The premises  903 and 905 Monroe S t r e e t  a r e  s i n g l e  
s t o r y  s t r u c t u r e s ,  w i t h  s t o r e  f r o n t  windows, having a r e a s  of  
375 and 500 squa re  f e e t ,  r e s p e c t i v e l y .  Both a r e  l o c a t e d  on 
a  s i n g l e  l o t .  There is no h i s t o r y  of  r e s i d e n t i a l  u se  of  
e i t h e r  o f  t h e s e  s t r u c t u r e s .  

4 .  The s u b j e c t  s i t e  is  c u r r e n t l y  v a c a n t  and i n  a  
d i l a p i d a t e d  c o n d i t i o n .  The s i t e  ha s  a  h i s t o r y  o f  non-conforming 
uses .  The most r e c e n t  c e r t i f i c a t e s  of occupancy have been 
f o r  a  g roce ry  ca r ry -ou t  and v a r i e t y  s t o r e  a t  premises  903, 
and a  church a t  p remises  905. 

5 .  The a p p l i c a n t  p roposes  t o  u se  t h e  e n t i r e  s u b j e c t  
premises  a s  a  r e s t a u r a n t  s e a t i n g  135 persons .  The a p p l i c a n t ' s  
p l a n  would c o n v e r t  t h e  t h r e e  e x i s t i n g  b u i l d i n g s  i n t o  a s i n g l e  
s t r u c t u r e  and r enova t e  and r e h a b i l i t a t e  t h e  s t r u c t u r e s .  
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6 .  The a p p l i c a n t  r e s q u e s t s  t h e  a p p r o v a l  o f  s p e c i a l  
e x c e p t i o n s  t o  change non-conforming u s e s  on t h e  f i r s t  f l o o r  
o f  901, and 903 Monroe S t r e e t  and t o  e x t e n d  a  non-conforming 
use  t o  t h e  second f l o o r  of  901, and 905 Monroe S t r e e t  and 
a  v a r i a n c e  f o r  s t r u c t u r a l  a l t e r a t i o n s  i n  o r d e r  t o  e s t a b l i s h  
a  r e s t a u r a n t .  

7 .  The g e n e r a l  c h a r a c t e r  o f  u s e  and s t r u c t u r e s  w i t h i n  300 
f e e t  of  t h e  s u b j e c t  s i t e  c o n s i s t s  of  a  m i x t u r e  of  u s e s .  To 
t h e  n o r t h  i s  t h e  v a c a n t  Brooke Mansion now owned by WMATA and 
t h e  Brookland Metro S t a t i o n .  To t h e  w e s t  a r e  r e s i d e n t i a l  u s e s  
and t h e  Metro t r a c k s  and t o  t h e  e a s t  and s o u t h  a r e  mixed 
r e s i d e n t i a l  uses .  

8. The p r e v i o u s  g roce ry-ca r ry -ou t  and v a r i e t y  s t o r e  u s e  
a t  901 Monroe S t r e e t  was a  non-conforming commercial u s e  i n  
an R-2 Zone. A g roce ry-ca r ry -ou t  and v a r i e t y  s t o r e  a r e  
f i r s t  p e r m i t t e d  i n  t h e  C - 1  D i s t r i c t .  

9. The r e t a i l  book s t o r e  u s e  a t  903 Monroe S t r e e t  was 
a  non-conforming commercial u s e  i n  an R-2 Zone. A r e t a i l  
book s t o r e  is  f i r s t  p e r m i t t e d  i n  a  C - 1  D i s t r i c t .  

10.  The proposed u s e  of  t h e  s u b j e c t  p remises  a s  a  
r e s t a u r a n t  i s  a l s o  f i r s t  p e r m i t t e d  i n  a  C - 1  D i s t r i c t .  

11. The r e s t a u r a n t  w i l l  be  named t h e  P r y o r  T r e e  I n n  a s  
an i d e n t i f i c a t i o n  w i t h  t h e  s u b j e c t  neighborhood.  The hours  
of  o p e r a t i o n  w i l l  b e  from 11:30 a.m. t o  2:00 a.m. w i t h  p o s s i b l e  
b r e a k f a s t  hours .  There w i l l  be  a t  l e a s t  twe lve  employees on 
t h e  p remises  a t  any t i m e .  

12.  The a p p l i c a n t  i n t e n d s  t h a t  t h e  r e s t a u r a n t  w i l l  s e r v e  
t h e  l o c a l  r e s i d e n t s  a s  walk-in p a t r o n s ,  p a t r o n s  who u s e  
Metro, and t h e  s t u d e n t s  a t  C a t h o l i c  U n i v e r s i t y  and T r i n i t y  
Col lege  who a r e  w i t h i n  a  f i f t e e n  minute  walking d i s t a n c e .  

13.  The a p p l i c a n t  w i l l  p r o v i d e  seven o n - s i t e  p a r k i n g  
s p a c e s  i n  t h e  r e a r  of  t h e  s u b j e c t  p r o p e r t y .  No o n - s i t e  
parking i s  r e q u i r e d  by t h e  Zoning R e g u l a t i o n s  s i n c e  t h e  
s u b j e c t  p r o p e r t y  h a s  had a  p a r k i n g  c r e d i t  f o r  t h e  non-conforming 
u s e s  and o t h e r  u s e s  s i n c e  1958. 

1 4 .  De l ive ry  t r u c k s  w i l l  pa rk  on t h e  s t ree t  and d e l i v e r  
th rough  t h e  r e a r  of  t h e  s u b j e c t  p r o p e r t y .  

1 5 .  O n - s t r e e t  p a r k i n g  i n  t h e  s u b j e c t  a r e a  i s  l i m i t e d  
t o  two h o u r s  f o r  n o n - r e s i d e n t s .  
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16.  The a p p l i c a n t  r e q u e s t s  v a r i a n c e  r e l i e f  t o  pe rmi t  
s t r u c t u r a l  a l t e r a t i o n  f o r  t h e  removal o f  l o a d  b e a r i n g  w a l l s  
between t h e  t h r e e  b u i l d i n g s .  T h i s  v a r i a n c e  i s  nece s sa ry  
t o  c r e a t e  a  l a r g e  enough open space  f o r  o p e r a t i o n  of a  
r e s t a u r a n t .  

17.  The s u b j e c t  s i t e  i s  improved w i t h  t h r e e  s t r u c t u r e s ,  
having t h r e e  s e p a r a t e  e n t r a n c e s ,  l o c a t e d  on two r eco rd  l o t s .  
Lot  1 4  c o n t a i n s  two s t r u c t u r e s ,  one o f  which i s  500 squa re  
f e e t  i n  s i z e  and t h e  o t h e r  of  which i s  375 f e e t .  Both 
s t r u c t u r e s  a r e  12-1/2 f e e t  i n  wid th  and canno t  be subd iv ided  
s o  a s  t o  c r e a t e  conforming l o t s  o r  s t r u c t u r e s .  

18.  The proposed s t r u c t u r a l  a l t e r a t i o n s  a r e  i n t e r n a l .  
There w i l l  be no s t r u c t u r a l  changes t o  t h e  e x t e r i o r  o f  t h e  
b u i l d i n g .  I ts  des ign  w i l l  be r e t a i n e d  a s  i n  keeping w i t h  
t h e  neighborhood.  

19.  The a p p l i c a n t ' s  a r c h i t e c t  t e s t i f i e d  t h a t  t h e  proposed 
use  i s  n o t  s u b s t a n t i a l l y  i nvo lved  w i t h  t h e  s t a n d a r d s  o f  
e x t e r n a l  e f f e c t s  e s t a b l i s h e d  f o r  a  C-M d i s t r i c t  under  t h e  
Zoning Regula t ions .  The Board s o  f i n d s .  

20. The Board h a s  cons ide r ed  t h e  ar rangement ,  de s ign  and 
a r c h i t e c t u r a l  f e a t u r e s  of  a l l  e x i s t i n g  and proposed s t r u c t u r e s  
and f i n d s  t h a t  t h e  r enova t i on  and r e h a b i l i t a t i o n  of t h e  
s u b j e c t  s i t e  w i l l  be b e n e f i c i a l  and non-in j u r i o u s  t o  su r round ing  
u se s .  

21. The proposed u se  does  n o t  i n v o l v e  a c t i v i t y  o u t s i d e  
t h e  e x i s t i n g  b u i l d i n g  and t h e r e  i s  no need f o r  t h e  Board t o  
impose any requ i rements  f o r  s p e c i a l  s c r e e n i n g  o r  o t h e r  
p r o t e c t i v e  measures e x c e p t  a s  f o r  t h e  pa rk ing  s p a c e s  h e r e i n a f t e r  
cond i t i oned .  

22. A ne ighbor ing  p r o p e r t y  owner opposed t h e  a p p l i c a t i o n  
a t  t h e  P u b l i c  Hear ing on t h e  grounds t h a t  t h e  proposed u se  
would i n v i t e  o u t s i d e r s  i n t o  a  q u i e t ,  p e a c e f u l  neighborhood 
and t h a t  t h e  u se  would c r e a t e  p a r k i n g  problems. I n  a  l e t t e r ,  
subsequen t  t o  t h e  P u b l i c  Hear ing,  t h e  neighbor  withdrew h i s  
o b j e c t i o n s .  

23. Advisory Neighborhood Commission 5A made no recommendation 
on the application. 

CONCLUSIONS OF LAW AND O P I N I O N :  

Based on t h e  r e c o r d  t h e  Board conc ludes  t h a t  t h e  a p p l i c a n t  
i s  s eek ing  s p e c i a l  e x c e p t i o n s  t o  change and ex t end  a  non- 
conforming u se  and f o r  a  v a r i a n c e  t o  a l l ow  s t r u c t u r a l  a l t e r a t i o n s .  
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A s  t o  t h e  s p e c i a l  e x c e p t i o n s  t h e  Board conc ludes  t h a t  t h e  
a p p l i c a n t  h a s  s u b s t a n t i a l l y  complied w i t h  t h e  r e q u i r e m e n t s  
o f  Sub-sec t ions  7104.2 and 7105.2. The e x i s t i n g  u s e s  and t h e  
proposed u s e  a r e  f i r s t  p e r m i t t e d  i n  a  C - 1  D i s t r i c t .  The 
Board conc ludes  t h a t  t h e  r e s t a u r a n t  u s e  w i l l  be  a neighborhood 
f a c i l i t y  and a d d i t i o n a l l y  w i l l  n o t  b e  o b j e c t i o n a b l e  because  
o f  n o i s e  o r  t r a f f i c .  The s u b j e c t  p r o p e r t y  w i l l  be  r e h a b i l i t a t e d  
from a  v a c a n t ,  d i l a p i d a t e d  p r o p e r t y  t o  a  s t r u c t u r e  t h a t  i s  i n  
harmony w i t h  neighborhood p r o p e r t y .  The proposed u s e  does  
n o t  c o n f l i c t  w i t h  t h e  s t a n d a r d s  of  e x t e r n a l  e f f e c t s  f o r  a  
C-M D i s t r i c t .  

The Board f u r t h e r  conc ludes  t h a t  t h e  s p e c i a l  e x c e p t i o n s  
can b e  g r a n t e d  a s  i n  harmony w i t h  t h e  g e n e r a l  purpose  and 
i n t e n t  o f  t h e  Zoning R e g u l a t i o n s  and t h a t  t h e y  w i l l  n o t  t e n d  
t o  a f f e c t  a d v e r s e l y  t h e  u s e  o f  n e i g h b o r i n g  p r o p e r t y .  

A s  t o  t h e  v a r i a n c e  t h e  Board conc ludes  t h a t  t h e  a p p l i c a n t  
i s  s e e k i n g  an a r e a  v a r i a n c e  because  t h e  v a r i a n c e  r e l a t e s  
t o  a  p h y s i c a l  c o n d i t i o n  o f  t h e  p r o p e r t y  r a t h e r  t h a n  how 
t h e  p r o p e r t y  i s  used .  The g r a n t i n g  o f  an a r e a  v a r i a n c e  
r e q u i r e s  a  showing o f  a  p r a c t i c a l  d i f f i c u l t y  upon t h e  owner 
a r i s i n g  o u t  of  some unique  o r  e x c e p t i o n a l  c o n d i t i o n  o f  t h e  
p r o p e r t y  i t s e l f .  The Board conc ludes  t h a t  t h e  e x i s t i n g  
improvements and s i z e  o f  t h e  l o t s  c r e a t e s  a  p r a c t i c a l  d i f f i c u l t y  
i n h e r e n t  i n  t h e  p r o p e r t y .  

The Board f u r t h e r  conc ludes  t h a t  t h e  v a r i a n c e  r e l i e f  
can be  g r a n t e d  w i t h o u t  s u b s t a n t i a l  d e t r i m e n t  t o  t h e  p u b l i c  
good and w i t h o u t  s u b s t a n t i a l l y  i m p a i r i n g  t h e  i n t e n t , p u r p o s e  
and i n t e g r i t y  of  t h e  zone p l a n .  Accordingly  it i s  ORDERED 
t h a t  t h e  a p p l i c a t i o n  i s  GRANTED i n  i t s  e n t i r e t y  s u b j e c t  t o  
t h e  CONDITION t h a t  t h e  a p p l i c a n t  s h a l l  p r o v i d e  seven  p a r k i n g  
s p a c e s  a s  i n d i c a t e d  on E x h i b i t  25 of t h e  r e c o r d  e x c e p t  t h a t  
t h e  p a r k i n g  s p a c e s  t o  t h e  r e a r  s h a l l  b e  twenty  f e e t  from 
t h e  r e a r  p r o p e r t y  l i n e  i n s t e a d  of  t e n  f e e t  a s  shown on t h e  
e x h i b i t  and t h a t  t h e  f r o n t  p a r k i n g  s p a c e s  s h a l l  b e  a t  l e a s t  
t h i r t y  f e e t  from t h e  s u b j e c t  s t r u c t u r e .  

VOTE : 

3-0 ( C h a r l e s  R. N o r r i s ,  C h l o e t h i e l  Woodard Smith and 
John G. Pa r sons  t o  g r a n t ,  Wil l iam F .  McIntosh n o t  

v o t i n g ,  n o t  hav ing  h e a r d  t h e  c a s e ) .  

BY ORDER OF THE D. C. BOARD OF Z O N I N G  ADJUSTMENT 
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ATTESTED B y :  
STEVEN E .  S H E R  
E x e c u t i v e  D i r e c t o r  

F I N A L  DATE O F  ORDER: 

UNDER SUB-SECTION 8 2 0 4 . 3  O F  THE ZONING REGULATIONS "NO D E C I S I O N  
OR ORDER O F  THE BOARD SHALL TAKE E F F E C T  U N T I L  TEN DAYS AFTER 
HAVING BECOME F I N A L  PURSUANT TO THE SUPPLEMENTAL RULES O F  
P R A C T I C E  AND PROCEDURE BEFORE THE BOARD O F  ZONING ADJUSTMENT." 

T H I S  ORDER O F  THE BOARD I S  V A L I D  FOR A  P E R I O D  O F  S I X  MONTHS 
AFTER THE E F F E C T I V E  DATE O F  T H I S  ORDER, UNLESS W I T H I N  SUCH 
P E R I O D  AN A P P L I C A T I O N  FOR A  B U I L D I N G  P E R M I T  OR C E R T I F I C A T E  
O F  OCCUPANCY I S  F I L E D  WITH THE DEPARTMENT O F  L I C E N S E S ,  
I N V E S T I G A T I O N S ,  AND I N S P E C I T O N S .  


